Environment, Heritage and Local Government to mark Ireland's presidency of the European Union in 2004 (Norris and Shiels, 2004) . This document was compiled from the results of questionnaires which were circulated to Housing Ministries in the 25 countries which were EU members during this year. Table 18 .1 outlines to context for housing policy making, including recent economic and demographic trends pertinent to housing in EU member States, in the latest year for which data are available. In this Table, the Gross National Product (GDP) per capita (in Purchasing Power Standards) is ranked in accordance with the average for all the member states, which is set at 100. Ireland achieves an impressive second place ranking in this category, with an index of 131.4 -surpassed only by Luxembourg has by far the highest GDP per capita among the countries under examination at 209.2. In contrast, the ten new member states which acceded to EU membership in 2004, to exhibit the lowest GDP per capita among the countries under examination. Moreover, the GPD per capita of this group is significantly inflated by the inclusion of Malta and Cyrus -whereas the GDP per capita of the eight Central and Eastern European countries which joined the EU in 2004 (the Czech Republic, Estonia, Hungary, Latvia, Lithuania, Poland, Slovakia and Slovenia) was only 55.7.
Context
In terms of the rate of economic growth, Table 18 .1 indicates that the GDP of the 25 EU countries grew by 3.1 per cent in the latest year for which data are available, with a modest rate of 1.4 per cent for Ireland. The relatively low rate of annual growth in Irish GDP, however, belies the very high rate of recent economic growth this country has enjoyed over the last decade, which has propelled Ireland from the lower end of the EU economic development index to second place in the space of a decade. As mentioned in Chapter One, for much of the late 1990s and early 2000s, the annual rate of annual GDP growth in Ireland exceeded 7 per cent.
Unemployment and inflation rates in the European Union average 8.2 per cent and 2.8 per cent respectively, the former a major source of concern due to its relatively high level among OECD countries. Ireland, in contrast, is characterised by a very low unemployment rate (4.9 per cent) and a rate of inflation at just below the EU average, (2.3 per cent). Note: N/a means not applicable; Nav means not available. Source: Norris and Shiels (2004) , with the exception of the data on GDP per capita were generated from Eurostat data and are projected.
for housing in the European Union. For instance, in recent years population change has been low in the majority of European countries, and has been negative in several of the new member States. Among the EU as a whole, natural population change per 1,000 inhabitants averages at 0.6, while net migration per 1,000 inhabitants averages at 2.3. As with economic trends, Ireland stands in marked contrast with the EU in general as the country has exhibited a strong rate of population growth in recent years, fuelled by a rate of natural population increase of 7.9 persons per 1,000 inhabitants in combination with an immigration rate of 7.6 per 1,000 inhabitants. Indeed, the size of Irish households is expected to further shrink to converge with the EU average by 2011 (Department of the Environment and Local Government, 2000f). However, this mean figure disguises marked variations in availability of housing between member countries. Spain and Greece have the highest numbers of dwellings per 1,000 inhabitants (527.9 and 505 respectively), not unexpectedly, in view of the high numbers of tourists who visit these countries, the proportion of dwellings in Norris and Shiels (2004) . Note: N/a means not applicable; nav means not available; *: data refer to occupied dwellings only; consequently these countries are not included in the calculation of the mean number of dwellings per 1,000 inhabitants; ** =1994 data; *** =1996 data; **** This figure refers to dwellings rented from municipalities, but dwellings of this type may not necessarily be social rented. Depending on the policy of the individual landlord, some are let at commercial rents. The information on the average per cent of dwellings in each housing tenure is skewed by missing data for some countries. As a result the average values for the four tenure categories exceed 100 per cent. these countries which are vacant is also high. Broadly speaking the number of dwellings per 1,000 population is higher in the longstanding EU member states (440.6) compared to the new EU members (394.7). However the averages for both these groups of countries is skewed by countries with particularly high or low numbers of dwellings per 1,000 population, such as the Czech Republic where the average number of dwellings per 1,000 inhabitants is 427 -well above the average for this region of Europe, and Ireland where average number of dwellings per 1,000 population in Ireland (391) (Clapham, et al, 1996) .
Housing Accessibility
As would be expected, in those countries where owner-occupancy rates are very high, the rental housing sector is consequently modest in size and vice versa. in these countries reflect variations in the methods used to privatise the State-owned dwellings in these countries. In most cases this process was carried out in two stages.
Firstly ownership of the dwellings was transferred to the local authorities, which then sold them to occupants generally at large discounts. However, the level of these discounts did vary between the countries in question as did the enthusiasm of municipalities for the sales policy (Clapham et al, 1996) . Table 18 .3 examines a second key feature of the housing stock -the standard of dwellings. It reveals that, in European terms, Ireland enjoys relatively high housing standards, but also highlights marked differences between the quality of dwellings in the long-standing EU members and the new members which are greater than the variations in housing availability, highlighted above. Table 18 .3 indicates that dwellings in the 25 EU member states contain an average of 3.9 rooms and have an average floor area of 76.5 m². The Irish housing stock is characterised by a more generous number of rooms in European terms (5.2 per dwelling) but these are smaller in size than the EU average -the average floor area of Irish dwellings is 70.2 m². (2004) and United Nations Economic Commission for Europe (2002) . Note: * in these cases the data on date of construction supplied by housing ministries were not originally organised into the categories utilised above. These data were therefore reclassified for the purpose of including it in this table; ** these data only cover the period to 1990; *** these data only cover the period to 1996; **** 22.8% of the housing stock in Estonia is categorised as unknown in terms of age. The information on the average age of dwellings in each housing tenure is skewed by missing data for some countries. Where floor space data refer to a range (e.g. 80-100 m²) the interval figure was used to calculate the mean. While some 25.7 per cent of the Irish housing stock has been constructed since 1990 -a proportion which, among EU members, is exceeded only by Cyprus. As is explained later in this chapter the atypical age distribution of the Irish housing stock is the results of the comparatively high rate of new house building in this country over the last decade. It is also likely that it has contributed significantly to the relatively high housing standards in this country which were highlighted above.
Housing Quality

Housing Policy
Examination of recent housing policy developments in European Union member
States reveals a large number of issues could be categorised as national policy trends 
Pan European Policy Trends
Unbalanced housing demand and supply, and related affordability problems particularly in the major cities is currently the focus of policy initiatives in the vast majority of European countries. However, the extent and nature of this problem varies between countries as do the policy interventions it has inspired. This book has revealed that unbalanced housing demand and supply across the housing market as a whole is currently of concern to policy makers in Ireland, but this concern is also shared by policy makers in Finland, the Netherlands, Luxembourg, Spain. The data on economic and demographic trends pertinent to housing presented in In addition, in several countries the converse problem of vacant and abandoned housing and low housing demand is also the focus of attention from policy makers.
Low housing demand in Europe is concentrated principally in rural areas, and to a lesser extent in declining industrial centres. It is a more widespread problem in the new member States, whereas insofar as this problem exists in the longstanding members it tends to be a regional rather than a national problem and is often accompanied by strong demand in other parts of the same country. Sweden is an example of a country in this category. Excess housing demand, particularly the Stockholm region, is accompanied by high levels of vacancies in the social rented stock in areas where the population is in decline. In order to alleviate the burden on municipal housing companies (which provide most social housing in Sweden) with high vacancy rates, the National Board for Municipal Housing Support was set up in 2002. The Board's role is to help municipal housing companies which face this problem to remove surplus housing by recycling it for other uses or demolishing it.
Measures to promote the renovation and improved maintenance of the housing stock have also been introduced in the vast European countries in recent years. Among the long-standing member States, the refurbishment programmes introduced in Ireland and the United Kingdom are distinctive because both target the social housing sector.
Ireland, Luxembourg, Germany and Portugal have also established more refurbishment programmes, which address other housing tenures. However the various refurbishment grant and tax incentive schemes for owner occupied and private rented accommodation which are available in Ireland are more narrow targeted on specific groups (older people and disabled people) and designated areas of the country, than those available in these other countries.
As would be expected in view of the problems in relation to housing standards in many of the new member States which were revealed above, policy makers in these countries are particularly concerned about refurbishment of the housing stock. Most especially the portion comprised of apartment buildings constructed between the 1950s and 1980s using system building methods. As a result of poor initial construction standards and long-standing neglect of maintenance, these dwellings now require extensive refurbishment (Clapham, et al, 1996) . However, the task of improving them is encumbered by pressures on government finances combined with the fact that after the privatisation measures, many of these dwellings are now in the ownership of private individuals who may lack the means and/or the organisational capacity to arrange the requisite repairs (United Nations Economic Commission for Europe, 1997; 1999) . In order to address this problem, compulsory reserve funds were and also because, as Table 17 .3 demonstrates this reform would affect a sharp redistribution of resources from the longstanding members to the new EU members, particularly to those in Central and Eastern Europe.
International Policy Trends
Apart from the abovementioned issues which are of concern to policy makers across In contrast, to their counterparts in the West of the EU, housing policy makers in Estonia, the Czech Republic, Hungary, Latvia, Lithuania, Poland, Slovakia and Slovenia are primarily concerned with responding to the effects of the sale of formerly State-owned housing. One of these effects is a shortage of social rented units in many Central and Eastern European countries, which policy makers are attempting to address by increasing the output of dwellings in this tenure. As revealed in Table   17 .2, the private rented sector in many of these countries is also very small and, in the view of many policy makers, its further development has been impeded by rent control measures. Thus, the Slovakian government has recently liberalised the regulation of this sector and the Polish and Estonian governments are also currently considering potential reforms in this regard.
The comparative under-development of the private mortgage lending market is also of concern to policy makers in several of the new EU member States, on the grounds that this deficiency has hindered the provision of new private housing because neither potential property developers nor home buyers can access the requisite finance. In response, the Polish, Slovenian and Slovakian governments have all funded low interest loans schemes to enable households and social housing providers to build or renovate dwellings. In Estonia government intervention in the mortgage market has taken a distinctive form -the State Bank guarantees a proportion of mortgages raised by specified types of households from commercial lenders. Table 18 .4 details the proportion of Gross National Product devoted to public expenditure on housing policies in the fifteen longstanding European Union member
Outcomes
Public Expenditure on Housing
States. Although these data probably underestimate the true level of public expenditure on this area, because they generally exclude revenue forgone as a result (which is close to the EU average of 89.2). This means conversely, that the proportion of new house building in Ireland built by government and non profit agencies, which consists principally of social and affordable housing, has converged with the EU average over this period. Moreover, because total housing output in Ireland rates per 1,000 population are very high in European terms, this also means that Irish rates of social housing output are comparatively high in absolute terms.
Trends in relation to non market house building differ sharply between the old and new EU member states, however. According to A u s t r i a C y r p u s D e n m a r k E s t o n i a F i n l a n d G e r m a n y H u n g a r y I r e l a n d L a t v i a L i t h u a n i a N e t h e r l a n d s 
Housing Affordability
The available information regarding the affordability of housing in European
Countries is set out in Figure 18 .2. This graph highlights a number of significant recent developments in relations to this aspect of the housing system in the different parts of the continent. Among the 25 countries examined, the percentage of household income which is devoted to housing, water, electricity, gas and other fuels has risen only marginally from 19. The drivers of these trends are complex and numerous. The data presented in Figure   18 .2 include expenditure on all housing costs including rent and mortgages and utility costs such as water, gas and electricity. In the new EU members there is evidence that the utility costs have risen dramatically during the second half of the 1990s as the markets for these commodities were liberalised (Norris and Shiels, 2004) . In addition, the ending of controls on private sector rents which were mentioned above probably contributed to inflation in housing for some households in this part of the EU (Norris and Shiels, 2004).
In the 15 longstanding EU member states the large proportion of home owners who 22 Member States, 1995 ,-2000 . a r k E s t o n i a F i n l a n d F r a n c e G e r m a n y G r e e c e H u n g a r y I r e l a n d I t a l y L a t v i a L i t h u a n i a N e t h e r l a n d s P o l a n d P o r t u g a l S l o v a k i a S l o v e n i a S p a i n S w e d e n 
Figure 18.2 Expenditure on Housing Costs as Percentage of Household Income in European Union
Concluding Comments
This chapter has revealed that, when assessed at the macro level, Ireland's housing system has preformed impressively over the last decade in comparison with many other EU member States. Of particular note is the achievement of the Irish home building industry in constructing record numbers of new dwellings in recent years, aided no doubt by the comparatively laissez faire planning system, as described by A u s t r i a B e l g i u m D e n m a r k F i n l a n d F r a n c e G e r m a n y G r e e c e I r e l a n d I t a l y A u s t r i a B e l g i u m D e n m a r k F i n l a n d F r a n c e G e r m a n y G r e e c e I t a l y I r e l a n d N e t h e r l a n d s S p a i n S w e d e n Ireland, 1989 Ireland, , 1993 Ireland, , 1997a Ireland, , 1996b Government, 1998a Government, , 1999a Government, , 1999b Government, , 2000a Government, , 2000d Furthermore, it is important to acknowledge that some of Ireland's current housing problems would have difficult to prevent by policy intervention given the rapid economic and population growth described in Chapter One. For instance, the National Economic and Social Council (2004) argues that, in view of these factors, the rapid increase in house prices in the late 1990s was, to a significant extent, inevitable.
However, shortcomings in the policy making and implementation process also contributed to the current housing problems outlined in this book. The following aspects of housing and planning policy were particularly significant in this regard: Similarly in Chapter Fourteen Bannon makes similar points in relation to the planning system. Her relates this 'implementation gap' to lack of implementation guidelines from the DoEHLG which are necessary because of the traditional shortage of professional planning staff in the planning system. In Chapter Nine
Norris and Redmond argue that the non professional, non specialist staffing system employed in local authority housing departments also necessitates detailed implementation guidance.
The lack of an evidence basis for housing policy making has been a significant contributor to the abovementioned problems. Since the abolition of an Foras Forbatha in the mid 1980s, the DOEHLG has lacked a research capacity in planning, while it never had never had a significant housing research capacity. In addition, the potential of administrative data to inform housing and planning research and review has not been significantly exploited (although see Murray and Norris, 2001 for one example of this type of work in housing). Although, non governmental organisationsprincipally Threshold, the Simon Community and Focus Ireland -have carried out some very significant housing research projects over the years, the lack of a comprehensive evidence basis an evidence base has made housing policy making, review and the formulation of implementation strategies very difficult. As was mentioned in the Introduction to this book, in recent years, this shortcoming has begun to be addressed. The Housing Unit has conducted a significant amount of housing research for the DoEHLG and local authorities, the abovementioned non governmental organisations have expanded their research programmes, and an increasing amount of research has begun to emerge from the universities and other third level institutions. However, compared to most other EU countries particularly the United Kingdom, the Netherlands, Sweden, the discipline of housing studies is still very much in its infancy in Ireland. It is hoped that this book will help contribute to its growth and maturity.
